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INTRODUCTION

The following is a Planning Rationale and Environmental Impact Statement Report prepared by
Claridge Homes, in support of applications by Claridge Residential Inc. for Site Plan Control and
a Zoning Amendment, to allow a residential development at 101 Wurtemburg Street, consisting
of a high-rise apartment building with underground parking.

Planning Rationale

In addition to providing the existing site context and an overview of the proposed development,
this Report will review the applicable planning policy and regulatory documents, including:

e The Provincial Policy Statement 2005 (PPS)

o The City of Ottawa Official Plan 2003

e Amendments to the Official Plan 2008

e City of Ottawa Comprehensive Zoning Bylaw 2008-250

In order to redevelop the property, a Site Plan Control Application is required. As part of that
process, the setback from the Rideau River will be established, as it is less than the setback
specified in the Official Plan and Zoning Bylaw. Alternate setbacks will be considered by the
City in consultation with the Conservation Authority, in accordance with Official Plan policies.

The proposed development requires relief from the existing Zoning provisions with respect to the
Floor Space Index. The Zoning specifies a Floor Space Index (FST) of 2.5 maximuin, and the
proposal requests the removal of the FSI and a height limit instead. This will be requested by a
site specific zoning amendment application.

The purpose of the Planning Rationale portion of this report is to demonstrate the
appropriateness of the proposed Zoning Amendment and Site Plan Control applications, given
the project’s location within the City of Ottawa and the applicable policy and regulatory
framework.

Environmental Impact Statement (EIS)

An EIS is required when development is proposed adjacent to environmentally designated lands
or other non-designated features of the City’s natural heritage system. In accordance with the
Provincial Policy Statement and the Official Plan, the basic principle of the EIS is that:

At minimum, the EIS must demonstrate that the proposed development or site alteration will
have no negative impacts on the values or ecological functions for which the triggering
environmentally significant lands or natural heritage features have been identified.



Although the subject site at 101 Wurtemburg Street is not designated as having a feature, the site
is adjacent to Rideau River; and the Rideau River corridor is a recognized important component
of the City’s natural heritage feature system.

The proponent has pre-consulted with City of Ottawa staff and Rideau Valley Conservation
Authority staff to confirm the requirements of this report with regard to the reduced setback
request, and that the EIS format is an appropriate format to present the information.

Policy 4.7.3.2 of the Official Plan provides minimum setbacks for development from the water’s
edge, top of embankment and high floodplain contour. Policy 4.7.3.5 of the Official Plan (Policy
4.7.3.7 of the 2008 Official Plan under appeal) states that where an exception to these setbacks is
requested, the City in consultation with the Conservation Authority will consider alternate
setbacks on the basis of a study submitted by the applicant that addresses:

e Slope of the bank and geotechnical considerations related to unstable slopes, as addressed
in Council’s Slope Stability Guidelines for Development Applications in the City of
Ottawa 2004,

e Natural vegetation and the ecological function of the setback area;

o The nature of the abutting water body, including the presence of a floodplain;

o The need to demonstrate that there will be no negative impacts on adjacent fish habitat.

The EIS portion of this report will show that there are no negative impacts on the ecological
functions of the natural heritage feature (Rideau River corridor) and that the reduced setback to
the water’s edge is appropriate after consideration of the four items listed above.



PLANNING RATIONALE

1.0 SITE DESCRIPTION and EXISTING CONDITIONS

The subject property is located on the cast side of Wurtemburg Street, at the intersection of
Clarence and Wurtemburg Streets in Ottawa. The site is 16.6 metres in width and approximately
47 metres deep, and backs onto the Rideau River.

The property is an existing lot in an established urban setting, with a very large 12 storey
apartment building immediately adjacent on the south side, and a 3 storey embassy building on
the north side. The surrounding area has likely been urbanized for almost a century.

The front section of the property is relatively flat, at street level, and is occupied by the
abandoned residence and driveway which are very close to the street (i.e. approximately 1.5
metre front yard setback). At the rear of the building is a flat section of yard with common grass,
where a former in-ground swimming pool has been filled in, before the property drops steeply
toward the Rideau River. At the top of the slope is a chain link fence that prevents access onto
the slope. (Access is possible, however, from the property to the south where there is no fence at
the crest of the slope.) The slope is vegetated with very low quality trees, while the ground is
mostly bare clay with evidence of added fill, and almost no ground vegetation. The slope is very
steep and difficult to walk on, as the soil is easily displaced.

James B. Lennox & Associates Inc., Landscape Architect, was retained to review the existing
ecology of the site. For the sloped embankment, Lennox states:

The existing vegetation is emergent plant material characteristic of fill or a heavy clay soil. The
trees are 99% 200 — 400 mm caliper Manitoba Maple/ Acer negundo and erratic Norway
Maple/Acer platanoides 25-50 mm in caliper. The ground plane is 99% void of ground cover and
is lurgely exposed clay soil.

The site has approximately 17.3 metres of direct frontage onto the Rideau River. Claridge Homes
retained G. A. Packman & Associates to review the subject property with regard to fish habitat.
The report is titled “Claridge Homes Wurtemburg Street Condominium Development Ottawa,
Ontario™ dated April 19, 2010.

The description of the existing condition states that From Photos 12, 13, and 16, it is apparent
that the shoreline hus a substantial component that is comprised of broken concrete and
granular material. Photos 14 and 15 show the shallow littoral zone where the substrate is
comprised of silty material. Some submergent aquatic vegetation and a minor amount of large
woody debris were present.



R ] QUDILG
G012 (01D X041 0000-¢24 £16) Sz
G52 FZH WO ueay

| W¥IEITI0N NYAITING,0 .m_zz,@@

005 NG HFD BSMOUED £l
07 1007103100 51 NY1d SIHL. BODT M1 WO UEINS O FUY T

geSTY UBid pasaIsiBay
UO A 008,08 N 20 0l UMOUS 8RS Biaquislnm jo
i Apnsea autjo ped wos) pasuap awouonse oie sbuueag

S95Er UEl pRISESN - 1!
7961 BT eUAT pMED Iozz) 0 SAIONPIEL - (ad
6L B AN pAEP VDI AQUBD - ird!

£o61 £1/aq0000 patep (574} Aqueig - (zal
7361 01 1506nY pep 1LGE) 49 Ueld - (zd)
51501 W VEld - ird)

BT pegeNon VEMINS.D Suuwy - 19OV

10 fumn 2 40

HoUDUY - Ny @

awpuay - wa

sasweuegy - 413

oy - (el

panseay| i s

ug ey - 42

Y B 32

eguo - al

rguolpRUBISUOUS - a1ss

Ieg Uas pIepuels - a5

ponog usnuop Aang ¢+ —-
ooueg wAWNUY) KRG saoueq =0

puaba g sSlON

30 NaUDOSEY

11 BUIAIOAUS SUGIIESUELS
5 'pauirs jewuo 350 ol
sioymIRs H LK

Voday AUAdalg (€AY SI0KIANG 34l J9 F9I063
ssuuat SHLED DAIe) R0 pue Saateluow
ipeupl T T Touj eapIEs a6pIe)
o sesl QLT HIEITI0A NYATINS.O SINNY

= T80z 1z AONVIW 0310 180d3d AJAUNS
HLIM NOILINNPNOD NI 033 38 LSNWNYId S

JSAAING PUET GUEILD
seove B Prtep3 aieg

Q00T uIEy. jO AED WbZ i UO PAMAOD SEM ARG AUl 7
Liau) J3pun apet SUOEINBR; AL PUE Y SBRL FUE U1 Y siohanng

o SKIMING 3 e SHUBRIGITE U1 PUE 1582103 B1E werd put fauins UL L

A¥HL AJUNID |

SlelyaD SJ0AAINS

nvcma\rmmz_n_s_ﬂ}m.ﬁmmu O_.OWhmw)ZOmeZ{.Q
ONY SIHLIN NI THY NYId SIHL NO NMOHS SI0ONYLSIO

SN
—

s 4 ¥ o oz or 03 0B
00Z - L 21238

P17 }2a2|I0A ‘UEAMINS.O ‘siuuy AQ pRABAINS
VYMYLLO 40 ALID

9g5¢t N 1d Q343181934

{ 96ESEEHD 18V 'G5-6h | MmeT-Ag AQ pesaj] sv )
13341S NIYNYES ATEINE0S

133415 JONIHY1D 40 LHvd
ONY ( L3341S O¥IAWILENM LSY3)

9 107 40 14vd

joueld | Ldvd

150d3¥ ALYIdOHd TvIH SHOAINNNS

ELEINYNEL:]

NV Td

985t

{o0VIBss  ————

|

107

Fid
5.8
2L
G 34 13 T Vi S
. A,imbm,w, ey "z o
.00/ ' M p
N Pl | i3 i3
RS e i usa) | | # 00 8 Of N -
somn 3 (1) 6521 V 0 ; riss
= ..,-m,ié_ z 1L = ~ T ErT v Ga_ b99L T o
: { i % i N "
4 ‘&Mm,ﬁ‘m f&ﬂ.ﬁau h/
| 00,65, y 4
| _ g : -
R =
QD -3 42
— L] &
= LEIE 1l
L | (s
= & Gimgwepp g 2
= 2 8 11 } )
| nﬂﬁnujm \. n
O csssssssccandad vv%!{.\.\\\w e carad Vvuﬂn\\\\\vnfxw gl MM &0 ﬂ
uum v \Hn: . . 7= v
~ ¢ W 7 o @
n oD y ; =
4 4
w v = = “ /. U [ I
= 7 Q 4 o R )
ﬂ ~ a 2 s g ~
%) _ﬁ 4 B Rl +/ Y pN
5 : ] 3 L & =
k
= ¢ jle T8 g x
92 v ) e I !
] £
> ¢ Q 4 ) < > H -
= 3 !
S| AN i 0 m ©¥ [ <
9 ’ / : 358 | §& , N
v 2 M - m
) : s A L im - o
QO ¥ e&ﬂa\I?_ 5 B H ~
= m.:nkk\KL,L\.hnnnkk\\Kn;ﬁnh\kk\\\lP\kLx\\k.\klrhhhkkk\.\&_| © W Lo
] —~ @ e
| Q NS 9] \w 2
= ~ W [ [ N S 5 S
o £ 3 a7
=3 ie & 2" i
m H = mom S
2] "
e~ g~ -
iz o
Y elsio a4 NYId s 5 3HILSI0FH
&)} &
T 5 _/: % ﬁ
=z o = :
™ : - *
O n 0
< 2 E
| 4 1\.!\1@.\\\
7 [ AL e
e




Aerial view of 101 Wurtemburg Street in between the 3 storey embassy to the north and 12 storey
apartment building to the south., with Rideau River beyond. (from Bing.com)

2.0 PROPOSED DEVELOPMENT
2.1 Overall Description

The proposed project consists of a complete redevelopment of the site. The existing house will
be demolished, and a new 18 storey residential apartment building will be constructed with
multiple basement levels. There will be a total of 68 new apartments, which will be sold as
condominium units. As part of the excavation for the building’s basement, the unstable slope
adjacent to the river will be removed and reconstructed as a reinforced Mechanically Stabilized
Earth system, as recommended by the slope stability analysis undertaken by Golder and
Associates Ltd.

The basement parking structure will extend to the front property line with the tower above being
setback about 5 metres from Wurtemburg Street. At the rear of the property, the basement garage
will project out of the ground by several metres because of the difference in grade elevation
between the front and rear of the property. The proposed rear yard setback from the water’s edge



to the basement is 10 metres, with the main tower portion of the building being setback an
additional 4.6 metres.

2.2 Construction

The 18 storey apartment building will be a reinforced concrete structure with either deep
foundations that extend to the bedrock or a reinforced raft foundation, depending on the
Geotechnical recommendations. The construction of the building will utilize conventional
construction techniques. Extra care will be taken to ensure that the reconstructed slope is not
adversely affected during the construction, either by over-stressing or burdening, or with debris
and runoff.

2.3 Landscaping

The face of the reconstructed slope will use topsoil as a medium to support the re-vegetation of
the slope, which is desirable for aesthetic, as well as ecological functions. The existing low
quality vegetation will be removed as part of the slope excavation. In order to enhance and
rehabilitate the ecological buffer, the new slope will be planted with native species of local
provenance, in accordance with the Landscape Architect’s direction.

The common terrace for the building will be located on the roof of the parking garage at the
same level as Wurtemburg Street, and will be hard landscaped as an amenity area for the
residents of the building, overlooking the Rideau River.

The area between the top of the reconstructed slope and the basement will be landscaped to
visually buffer the basement walls from the river, and to provide additional vegetative cover for
the greenway corridor along the river.



1d0d43¥

NOLLYA¥ISNOD 334l
g NY1d 3dVISONYT

SNILNY I TYINNIHE OHY 8NEHS ANNYTd 3341 SNOIHHN0D

]

Lo

ey Duinawepny,

[SWRITIINY
BNE

IOy

T oaav.
Y A NSNS H NN

-
L
|

SHHYWIY | NOLIGNOD

| s

" 3nvn nommon |

© 15NV

" vinNauad

SHuNWINYLOE Fon [A33

d 03s0d0dd

l_

—w Smwnsd  wowkmoal | 305]  ImVNKOWWO3 T JwyN emYLOD  OH A A

CEENTY

1511 3341 9NILSIXT

e

o it s

g, AT T

i P

il g s VD

7 b b ST (L A S R UG T

s s B3 2 M TS T8 Lo B (L

R S T T

i S EAN T B4 L R L AR
Lo A | S TS I R e S

L

e U EASUA UL
et oy Y R g s A S

i Bl QL S il 4 D
Citna i Peraad2pe D e iiad i

s et g Rty Bk 2 M L]
iy 1 PR

il P 8

aaigos b

e
o Bty YA M L

S3LOM KOLYAHISNOD 331

Gl o

o

[

55
SN

AR

Yy

LI
ORI
LIRS
R

%

SR
o 55
28K

ey

]

e

SANCH FDOHNTD o

i
S
l;;f‘::"?f

u“"g‘(

R
YL
RN
SRYRIATASAS
NN
R,
AR
ENRAAL
AN
S
AN

R

™ 5
0 2
ks =
- @
b =
4 -
T 5
2 @
s T
SRR S s ¢ 2
SERRLLENt 2ok
5 )+ 2
. g
]
A
e
B
WNININCANOD ‘wNﬁ SE
a3s0d0dd 74 T .H
pw
B
4
E

WURTEMBURG STREET




|

Hotmay HIY T NESROEN
33N0IaN

5w Bhsaia | dtes - 3114e3
HDZ €0 10

L T My INEEID auva

LQQWW&Ugé 2%

74 WIERA 00 T

mEuRuRE

ErES
| i

HO1%30
JYNLIILIHYI

FUELE)

[T
EECT TR

o bt 1 (01T IESTR RN 1

PN

"

uU (=0
B ¢
3 =
_F 5
(s8]
XK

et
g
w0 o
¢
§
£
oL
2

89'59'CU"

|
! L
N
Buippag iy
pm———— -
i
v
1
L) i
1 " :
E . _ o Agen
[ N __ T Tl
L
3 -, | . 7
1
1 // al .
. | . 5
' \ ”
1] ”, _—| | w
3 il [ :
g ; i
1 (ws 4gL (ws #aaLl ) ;
EN e | aneL8 | s #SndIng-nngy sBeqies : -
[T I 5 i «
Es 9BSERON 107 _
R _
8o 1
1 |
1 |
1 I
. |
1]
' |
[ : |
1 |
L} i
1 |
\ = T mcernCamene nem A mam == o
L [P p—
o -
4, | Lt
= T me e G =t :
L e R e

204901

-

ON 101

STREE

‘o
2
o
o
@

| cctaeny
u
IR TEMBURGC

'

[N}
o

E
(=]
O=
o
o
oy
F4

AL

KNG N




SIRE-2C

H38NNN_ OMA
NOISIAZY 1 NISS30 ON
AH T4
AZ O3HDIHD IS
£ 1vd 31H¥IA 1 3113403
ZaL 0L'F0'10
A8 NMYEd
1 ¥vd aNISS3a 3Lva

10014 \igl - PUZ
T1L1L ONIMYHA  NISSIA N0 3HLL

Binquisn L0}

103roud / 13rodd

i LD A s el A

L1LSO

YN 122r0Yd  1IroddON

LD3LIHOYY / 3LO31IHOHY

1N3AND

NOISINZY

ey

paINSETL |9u PUE pEl
3 1SN SWALWN20P A5ay) U Suoisuawp &L "k
“532.n$aL UBL 33 58| 91j3
JusAlop S1USLAIOP 533 IS sUolsUALIP 537 |
sajou jessuss) / sejelauab sajoN

O ey €T TG G T 1K

-

986Er ON L0O7

R

Buiping “jdy

wsg'ply=r ¥ X S1004 LI

Qo4 s EE i
vadv ANOOVE L
0 e
| WS LE
I Lbbly sl 150086
i wg pa
Lo hooell]|  prss was

SO 0bE
i wpeAg ¥
wooipag

ILh

SR EL 1S0GEL e 8.0k LI\J
W EHg G WSEgy mmxsvw
fButigBunr ealy

_._mﬁ:_m

Jr0bRge5L
wp P
woalpag

15900 i LRI ha 1)
wsg g3 wg faall &
ey BurngyBuiany

ALY
i pelp €
weoipsg

) 509 800 20N 8L
wsg s wg pawf §
ealy BuiqBun

T (;
e ﬁA/ .
_ ) i
: ! = ﬂw_v LO0L0 0 OV Ol L] SEIhA L
! 3 i i we g wig gHug | Wi $XUG E
i EQ@ S wooipag 1 @mv \Rm/_ woolpsg
e y gl
Deg [[T77
—Yﬂi\; H
\— |

s

13341S 9dNGN3LENM

/! PR
s e i O B 1
Lo : ;
=
| —
€
T
I I
|
! _ |
fwoows) 1o pogary |
_ : w's 6'98¢ I
YIHY|NOILONYLSNODI
A_ SSOHO 12
I
o :
Evm“ﬁ : L&
i I
|| oo 12
| _.. An
|
1
|
|
I
I
)
|||.l||[..|uﬂ_.4. Cm_,
ek )
; |
| |
—As 10 R




kA

i | MSE30

JINTIgKI

L BRIA e

4 rd v NS0 w0

Tz 0 0|

Jupnsed

Fior st 1 wissad nd 340

BRARERAE

LS9
e

Sz
me
A
“ ol
ac
=
=M

pins

e vazs

JRREEEORER

LT B

DEAU RIVER

_0377

04736

PN

!

48sEr oM 107

=

£ e,
» R

tars

€,  swozz

J1en8| Bunjied

B959'00"

7% S1eD || JOYOB)S|-

y

82 28
300 48
Beorng )

( Reference

N

=

20290L ON 107

\ 180°00'00"
£TI857)
WUR 1 FMBURG

L33Y LS 2ENaNILENM

SIREET )

e
2l
3,005 1.6GN
wy
=t
<
S
o
=
>

FO

o

Z

%)

O
N




oy
Pk

JYMLIALIHIY

K21830

o e T

£ e E R E

st
e
.@ A

AT

o o3 5 0 B

B It et

g Ale [ b

AH OB

- ‘- "
| | .

s
A

B

~ oo
o G O 5

o

i

|
-~

[V S N SO K S
Colo
o0 8 % & ©

=

-
nii




v j50o burjoo) main

yPalls PN buoy




3.0 SITE CONTEXT

The subject site is located on Wurtemburg Street, midway between Rideau Street and St. Patrick
Street. The east side of Wurtemburg Street is characterized by high-rise apartment buildings
varying in height from 12 to 21 storeys in height. The west side of Wurtemburg Street is
predominantly low-rise (2 and 3 storey) residential uses in small apartment buildings or semi-
detached dwellings. The MacDonald Gardens Park occupies a large portion of the west side of
Wurtemburg Street.

North Immediately north of the subject site is an embassy building that is 3 storeys high on
Wurtemburg Street frontage and 5 storeys high at the rear, adjacent to the river. The
building is located about 6 metres away from the property line of the subject site.

View of subject site and Embassy building to the north



South To the south of the subject site is a massive 12 storey apartment building that dominates
the Wurtemburg streetscape. The building is located only 0.3 metres south of the property

line of the subject site.

e e i
T —— et ——

Seigneury Apartment Building immediately adjacent to subject site on south side



- L

Watergate Apartment Building further south on Wurtemburg Street
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Apartment Building at northeast corner of Wurtemburg and Rideau Streets

of the site, and is about 12 metres lower than the rear yard of

The Rideau River flows east
the property is the steep slope that

East
the subject site. The predominant landform feature of
rises steeply from the shore of river, with a gradient of about forty-five degrees to the
horizontal.
West Clarence Street runs directly west of the site. (The subject site is located on part of the
closed street.) In this area, Clarence Street is a residential street of 2 and 3 storey
units.

dwellings, many of which appear to have apartments or accessory



View west from Wurtemburg Street of MacDonald Gardens Park

Site Access and Transportation

The subject site is accessed only from Wurtemburg Street, for vehicular and pedestrian access.
The most direct access to Wurtemburg Street is from Rideau Street, where there is an existing
signalized intersection. Rideau Street is designated as an Arterial Road (on Schedule F of the
Official Plan) and runs east-west. The site can also be accessed from the west by Clarence Street,
which intersects with Cobourg Street, 3 blocks to the west. Cobourg Street 1s designated as a
Major Collector on Schedule F of the Official Plan. Cobourg Street runs north-south and meets
with St. Patrick Street nearby to the north, which is an Arterial Road, and also meets Rideau
Street to the south.

Rideau Street is designated as a Transit Priority Corridor on Schedule D of the Official Plan,
with existing bus transit. Both Rideau Street and Cobourg Streets are designated as On-road
Cycling Routes on Schedule C of the Official Plan.

In the new Official Plan Amendment No. 76, the Recreational Pathway (Schedule 1) along the
west side of the Rideau River diverts away from the river’s edge between Rideau and St. Patrick
Streets, and is shown as a Multi-use Pathway — On-road Connection along Wurtemburg Street,
linking Rideau and St. Patrick Streets.



4.0 POLICY FRAMEWORK

4.1 Provincial Policy Statement (2005)

The Provincial Policy Statement (PPS) provides fundamental policy direction to planning
authorities in land use planning matters; and local decisions must be consistent with these
policies. Generally, the PPS states that Efficient land use and development patterns support
strong, liveable and healthy communities, protect the environment and public health and safety,
and facilitate economic growth.

The proposed development supports many of the PPS policies. The current zoning (and the
proposed amendment) permits a development that is also fully supportive of other policies,
including:

Policy 1.1.1  Healthy. liveable and safe communities are sustained by:

a) promoting ¢fficient development and land use patterns which sustain the financial
well-being of the Province and municipalities over the long term;

b) accommodating an appropriate range and mix of residential, employment,
recreational and open spaces to meet long term needs;

¢) avoiding development and land use patterns which may cause environmental or public
health and safety concerns;

e) promoting cost-cffective development standards 1o minimize land consumption and
servicing costs;

Policy 1.1.2 of the PPS provides that “Sufficient land shall be made available through

intensification and redevelopment ... to meel projected needs for a time horizon of up to 20
years. " Intensification is defined as “the development of a property. site or area at a higher
density than currently exists through redevelopment , including the use of brownfield sites, the
development of vacant and/or underutilized lots within previously developed areas.” This
proposal clearly meets the definition of intensification and seeks to redevelop an underutilized

lot in a developed area.

Also consistent with Policy 1.1.3.1, that focuses growth and regeneration in the settlement areas,
and Policy 1.1.3.2, which requires the efficient use of land and resources (infrastructure and
public service facilities), the proposed development is within the settlement area and makes
officient use of the existing public infrastructure.

The proposal also conforms to PPS Policy 1.4.3 on Housing, by providing residential
intensification and redevelopment in a location with appropriate levels of infrastructure and



public service facilities, by providing densities that efficiently use land resources and support the
alternative transportation modes and public transit.

Overall, the proposed development is consistent with the objectives and policies of the PPS, and
provides new residential redevelopment and intensification that make efficient use of existing
infrastructure and services.

4.2 City of Ottawa Official Plan (2003, Consolidated 2007) and Official Plan ( 2008)

Section 2.3.1 of the Official Plan sets out broad strategic directions to meet the challenge of
managing growth and directing it to the urban area where existing services are in place. Policies
are set out to encourage compact forms of development which will enable the City to support a
high quality transit system and make better use of its existing infrastructure and roads.

The Council approved Official Plan (2003) designates these lands as General Urban Area on
Schedule B of Volume 1. The Official Plan (2008) which has been approved by Council but is
still under appeal, also designates the site as General Urban Area. The General Urban Area
designation permits a wide range of uses, especially many residential uses that are compatible
with the surroundings in terms of building heights and setbacks. This proposal provides for infill
development and intensification within the General Urban Area that is complementary to the
existing community, and conforms to the policies described in Section 3.6.1 *“General Urban
Area’.

The subject site is located in an established urban area with full municipal services; and the site
is underdeveloped at present, with an unoccupied single dwelling that is proposed for demolition.
The site is close to two arterial roads (Rideau Street and St. Patrick Street) and a collector that
links the two (Cobourg Street). Existing transit is available on these routes and Rideau Street is
designated a Transit Priority Corridor on Schedule D. These streets are also designated as On-
road Cycling Routes on Schedule C. The proposal provides an opportunity for additional
residential units that can take full advantage of these existing and proposed benefits; and clearly
supports the Strategic Directions of the Official Plan.

Sections 2.5.1 and 4.11 of the Official Plan reinforce the importance of compatibility and
community design when considering new development. The Official Plan recognizes that
compatible new development does not necessarily have to be the same as, or similar to, the
existing buildings in the vicinity; but rather the new development should coexist within the
existing community without adverse impact on the neighbouring properties.

The proposed development meets several of the design objectives and principles outlines in
Section 2.5.1; particularly:

o Promotes quality consistent with a major metropolis, and a prime business and tourist
destination;



Reflects a thorough and sensitive understanding of place, context and setting, by
proposing a building and use that fit in within the generally high profile of the
surrounding development;

Encourages a continuity of street frontages by setting the building close to the street;
Complements the massing patterns, rhythm, character and context of the area; and

Achieves a more compact form of development over time.

Section 4.11 outlines objective criteria that can be used to evaluate compatability at the scale of

neighbourhoods or individual property. The following are most applicable to this proposed

development:

Policy 2a requires that roads should be adequate to serve the development with sufficient
capacity to accommodate the anticipated traffic generated by the development. A Traftic
Impact Statement was not required because of the small size of the development and the
expected negligible impact on existing traffic. The proposed development is accessed by
Wurtemburg Street, with direct connections to Rideau Street (existing arterial) and
connections to St. Patrick Street (existing arterial) via Clarence Street and Cobourg Street
(existing Collector).

Policy 2b requires that vehicle ingress and egress to a development should address
impacts such as noise, headlight glare and loss of privacy for adjacent developments. The
proposed parking garage entrance/exit is located adjacent to the existing driveway of the
building on the north side of the development, and is situated at the end of Clarence
Street, where it terminated at Wurtemburg Street. No negative impacts are anticipated
from the location of the vehicular entrance to the site.

Policy 2c requires that a development have adequate on-site parking. The proposed
zoning amendment includes parking provisions that are considered appropriate for the
proposed development, while reco gnizing the opportunity to reduce parking and increase
other modes of transit, such as walking and cycling and transit.

Policies 2d and 2e address building heights and massing, recognizing that new buildings
should have regard for the area context. With respect to the height, the proposed
development seeks the removal of the existing Floor Space Index of 2.5 to be replaced
with a maximum building height of 59 metres (55 metres at the front and 63 metres at the
rear). The east side of Wurtemburg Street is characterized by high-rise apartment
buildings varying in height from 12 to 21 storeys in height, and forms a distinct built
edge to the community. The west side of Wurtemburg Street, which is predominantly
low-rise (2 and 3 storey) residential uses in small apartment buildings or semi-detached
dwellings. The MacDonald Gardens Park occupies a large portion of the west side of



Wurtemburg Street. Rather than propose a 12 storey building that would visually
continue the “wall™ of the existing Seigneury building on the south side, the proposal
seeks to establish a stronger architectural expression of a point tower that marks the
terminus of Clarence Street, and offers variation to the long wall of the Seigneury, while
still respecting the overall height range of the street.

o Policy 21 requires that new development provide supporting neighbourhood services, or
alternatively, is able to be supported by existing neighbourhood services. The proposed
development of only 68 units is fully capable of being supported by the existing
neighbourhood services.

The sun shadow study prepared by the Architect (DCYSA) illustrates that the proposed building
mass and height do not negatively impact the neighbouring properties.

The proposed zoning amendment and site plan proposal for the site take into consideration the
applicable and relevant Official Plan policies, including Sections 2.5.1 and 4.11 Urban Design
and Compatibility.

Due to its proximity to the Rideau River, any application for redevelopment of this site also
requires relief from the minimum setbacks established in the Official Plan.

Policy 4.7.3.2 of the Official Plan establishes minimum setbacks for development from the
water’s edge, top of embankment and high floodplain contour. Policy 4.7.3.5 of the Ofticial Plan
(Policy 4.7.3.7 of the 2008 Official Plan under appeal) states that where an exception to these
setbacks is requested, the City in consultation with the Conservation Authority will consider
alternate setbacks on the basis of a study submitted by the applicant that addresses:

o Slope of the bank and geotechnical considerations related to unstable slopes, as addressed
in Council’s Slope Stability Guidelines for Development Applications in the City of
Ottawa 2004;

o Natural vegetation and the ecological function of the setback area;

e The nature of the abutting water body, including the presence of a floodplain;

e The need to demonstrate that there will be no negative impacts on adjacent fish habitat.

These issues are addressed in this study in the EIS section, and the study concludes that the
proposed setbacks are appropriate.

4.3 City of Ottawa Comprehensive Zoning Bylaw 2008-250

The current designation of the site in the Ottawa Zoning By-law is R5C [926] F(2.5) -
Residential Fifth Density Zone.



The purpose of the RS - Residential Fifth Density Zone is to:

(1)

(2)
(3)
(4)

(5)

(6)

allow a wide mix of residential building forms ranging from detached to mid-high
rise apartment dwellings in areas designated as General Urban Area, Mixed
Use Centre or Central Area in the Official Plan,

allow a number of other residential uses to provide additional housing choices
within the fifth density residential areas;

permit ancillary uses to the principal residential use to allow residents to work at
home and to accommodate convenience retail and service uses of limited size ;

ensure that residential uses predominate in selected areas of the Central Area,
while allowing limited commercial uses;

regulate development in @ manner that is compatible with existing land use
patterns so that the mixed building form, residential character of a neighbourhood
is maintained or enhanced; and (By-law 2009-392)

permit different development standards identified in the Z subzone, primarily for
areas designated as Developing Communities, which promote efficient land use
and compact form while showcasing newer design approaches.

The exception number 926 is a site specific zoning for the subject site which specifies minimum

side yard requirements, to which the proposal conforms. The additional permitted use of a

diplomatic mission office is not relevant to the proposal.

926 R5C[926] F - office limited to a - office restricted to a dwelling
(2.5) diplomatic mission converted for that use
- minimum lot width of 14 m
- minimum southerly side yard
setback of 0.5 m
- minimum northerly side yard
setback of 0 m
ﬁoning Mechanism Regulation Proposed Compliance T
Development
Minimum lot width 14 m 14 m Yes
Maximum building height none 59m Yes
L\Ainimum front yard setback 3m 3m Yes




Minimum interior side yard setback 0Oand0.5m Dand0.5m Yes
Minimum rear yard setback 7.5m 10 m Yes
Minimum landscaped area 30 % lot area 40% Yes
Minimum parking requirement 0.25 per unit =17 54 spaces Yes
Minimum visitor parking 11 spaces 0 No
Minimum bicycle parking 32 spaces 32 spaces Yes
Minimum amenity area 408 5q. m. 658 sq. m Yes
Minimum setback to watercourse 30m 10m No
Minimum width of driveway leading 6.7m 4m No
to parking garage

Required Amendments
The proposed zoning amendment for the development seeks the following:

e Replace the maximum Floor Space Index (FSI) of 2.5 with a maximum building height of
59 metres

e Reduce the visitor parking requirement to 0 spaces

o Permit a reduced driveway width of 4 metres for a driveway providing access to a
parking garage

e Permit a setback to the edge of a watercourse of 10 metres.

The requested amendments are appropriate from a planning perspective. The proposed
development will not generate adverse impacts on the surrounding uses, taking into
consideration the locational characteristics of the site and the nature of the adjacent
developments.

With regard to the Setbacks to Watercouses and Waterbodies , the staff initiated Zoning
Amendment to the Bylaw Section 69 (3) states that “Exceptions to the setbacks will be
considered by the City in consultation with the Conservation Authority where development is
proposed:




e On existing lots where due to historical development in the area, it is unreasonable to
demand or impossible to achieve minimum setback distances because of the size or
location of the lot, the approved or existing use on the lot, or other physical restraint;”

This prerequisite condition 1s certainly applicable to the site at 101 Wurtemburg Street, where
the property is in a highly urbanized area with neighbouring developments that also do not meet
the minimum setback requirements from the river. The bylaw amendment provides that
development requiring site plan control must provide the minimum setbacks unless, as
established through conditions of approval, a different setback is determined to be appropriate in
accordance with the criteria set forth in the Official Plan. As previously mentioned, this report
demonstrates that a reduced setback is appropriate for the subject site.

5.0 PLANNING RATIONALE CONCLUSION

The proposed development would intensify a vacant single dwelling lot that is currently highly
under-utilized, resulting in the efficient use of land and existing infrastructure. It would continue
the existing character of the east side of Wurtemburg Street as a distinct eastern edge to the
neighbourhood.

The proposal conforms to the intent and objectives of the Provincial Policy Statement, City of
Ottawa Official Plan, and supporting documents. For these reasons we believe that the proposal
and the Zoning Amendment and Site Plan Approval required to support it, constitute good
planning and are in the public interest.



